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March 16, 2005

New Jersey Office of Smart Growth
Department of Community Affairs
Attn: Ms. Maura McManimon

PO Box 204

Trenton, N.J. 08625

Dear Ms. McManimon:

I am pleased to transmit the 7inton Falls Borough Response to Monmouth
County Cross Acceptance Report. The Monmouth County Cross Acceptance Report that
was transmitted to you at the end of January accepted the Office of Smart Growth's
Planning Area 5 designation for much of the southern portion of Tinton Falls (2004
Preliminary Plan Policy Map).

The attached report analyzes the SDRP’s Planning Area criteria and determines
that the southern portion of the Borough should be designated Planning Area 2. It cites
the fact that the entire area lies within an approved sewer service area; is served by
public water; and is traversed by major highways. The area has been zoned primarily
for manufacturing and commercial development. It is also the location of an affordable
housing site that is an integral component of the Borough's Housing Element that
recently received substantive certification from the Council on Affordable Housing.

In adopting the attached report, the Borough Council indicated that it would
welcome a discussion with your staff, the County and the State Planning Commission
regarding the ultimate Planning Area designation for the southern portion of the
Borough. They expressed the hope that such a discussion would be a learning process
for all parties and would result in an agreement regarding the appropriate Planning
Area designation. _

On Behalf of the Borough Counc:l

KAREN MOUNT TAYLOR, RMC, CMC

CC:  Ms. Lucy Voorhoeve, COAH Executive Director w/enc.
Mr. Robert Clark, P.P., Monmouth County Director of Planning w/enc
Ms. Bonnie R, Goldschlag, P.P., Assistant Director of Planning w/enc.



BOROUGH OF TINTON FALLS R-05-092
COUNTY OF MONMOUTH

RESOLUTION — ACCEPTING THE TINTON FALLS RESPONSE TO
MONMOUTH COUNTY CROSS ACCEPTANCE REPORT

BE IT RESOLVED by the Borough Council of the Borough of Tinton Falls that
it hereby accepts the Tinton Falls Borough Response to Monmouth County Cross

Acceptance Report. ﬂ

{Lé
@ROME DONLON, COUNCITPRESIDENT

I hereby certify that the above Resolution was duly adopted by the Borough
Council of the Borough of Tinton Falls at a meeting held on March 15, 2005.
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Introduction

On behalf of Tinton Falls Borough, please accept this report as the Borough’s response to
the Monmouth County Final Cross Acceptance Report. [ am a licensed professional
planner in the State of New Jersey with 30 years of experience in housing and land use
matters. I have served the Borough as its consulting planner for approximately seven (7)

years.

I served the Council on Affordable Housing (COAH) for eight and a half years (March
1986 to September of 1994). During that time, I was the staff person who worked with
the COAH Board in its rule making and policy decisions. 1 was the staff liaison to the
State Planning Commission and helped negotiate a memorandum of understanding
between COAH and the State Planning Commission that appears in Technical Appendix
F of NJ.A.C. 5:93-1 et seq.

During much of the cross acceptance process, Tinton Falls has been consumed with
several redevelopment projects and the need to obtain substantive certification from the
Council on Affordable Housing (COAH) prior to COAH’s December 20, 2004 deadline.
Given the demands on time, the Borough has been most appreciative of your staff’s
efforts. Ms. Bonnie Goldschlag has been most patient and more than gracious in
assisting the Borough through cross acceptance. Mr. Joseph Barris has also assisted the
Borough by providing access to various environmental overlays used by the Office of
Smart Growth in preparing the 2004 Preliminary Plan Policy Maps that were released to

the public at the outset of the cross acceptance process.

These environmental overlays are relevant because they formed the basis of the Office of
Smart Growth recommending changes to the existing State Plan Policy Map as reflected
in the 2004 Preliminary Plan Policy Map. The existing State Plan Policy Map includes



the vast majority of the Borough in Planning Area 2. In the southern portion of the

Borough, an area has been designated as Planning Area 3.

The 2004 Preliminary Plan Policy Map (proposed map) eliminates Planning Area 3 and
much of the Planning Area 2 south of Route 18, replacing it with Planning Area 5. This
change is not consistent with the Borough’s planning efforts. Late in the cross
acceptance process, it is my understanding that the Borough’s engineer, Peter Avakian
made a verbal request that all of Tinton Falls be designated as Planning Area 2. The
Borough’s request is not reflected in the cross acceptance map presented by the
Monmouth County Planning Board. Therefore, pursuant to N.J.A.C. 5:85-3.6, the
Borough has directed me to submit this report requesting that the entire Borough be

placed in Planning Area 2.

Planning Area Criteria

The SDRP is a growth management plan. The primary concept behind the SDRP is that
the interests of the State would be best served if future development is focused in areas
where the State has already made a commitment to providing growth supporting
infrastructure. By concentrating growth to these areas, it will be possible for people to
live in closer proximity to jobs and shopping. Thus, the need for long vehicular
commuting trips will be diminished. The possibilities for mass transit will be increased.
Pursuant to the SDRP’s vision, land would be used more efficiently, making it possible to

save large swaths of prime farmland and environmentally sensitive areas.

In order to accomplish its vision of “smart growth,” the SDRP designates specific areas
(Planning Areas)} in which most of New Jersey’s growth will occur. By concentrating
development, the SDRP hopes to create more livable neighborhoods. It promotes
addressing New Jersey’'s housing needs in a manner that will place less strain on New
Jersey’s infrastructure and result in an improved quality of life as measured by less traffic

congestion, less air and water pollution and more open space.



The SDRP divides the State into five (5) Planning Areas. Each has different criteria and
different goals.

Planning Area 1 (the Metropolitan Planning Area) is an area in which the State has a
substantial investment in infrastructure. It includes New Jersey’s cities and surrounding

exurban locations. The SDRP encourages development in Planning Area 1.

Planning Area 2 is an area that has infrastructure or is planned to have infrastructure.
There is more vacant, developable land in Planning Area 2 than in Planning Area 1.
Thus, the SDRP envisions PA2 (or the Suburban Planning Area) as “absorbing much of

the market demand for growth and new development in the State.”'

Planning Area 3 (the Fringe Planning Area) is predominantly rural land that is not prime
agricultural or environmentally sensitive land, with scattered small communities and free-
standing residential, commercial and industrial development. These fringe areas serve as
a transition between suburban and rural landscape.” A stated intent of the SDRP in
Planning Area 3 is to accommodate growth in centers. In Planning Area 3, water and
wastewater systems may be extended from Metropolitan and Suburban Planning Areas.
(Planning Areas 1 and 2). Planning Area 3 may be viewed as the next logical location to

encourage growth as the supply of land dissipates in Planning Areas 1 and 2.

Planning Area 4 is characterized by large contiguous areas of farmland. Planning Area 5
_ is characterized by large contiguous land areas with valuable ecosystems, geological
features and wildlife habitats (emphasis provided). The SDRP goals in Planning Areas 4
and 5 are much more preservation and conservation oriented. However, the intent of both
planning areas is to accommodate growth in centers. Both planning areas recommend

confining programmed public water and sewer to centers.”

' Page 196.
* Page 201.
¥ A center is a defined area in which growth shall be concentrated.

()



The State Planning Commission’s Office of Smart Growth, prior to releasing the
Preliminary State Plan Maps in April of 2004, reviewed environmental mapping that
included: the landscape project of endangered species habitats; wetlands; dedicated open
space; natural heritage program priority sites; critical hydrologic units; and ground water
recharge mapping. The Office of Smart Growth examined environmental information to
identify areas within Planning Areas 1, 2 and 3 that contain features of environmental
concern. The Oftice of Smart Growth also reviewed information related to preserved
farmland and prime agricultural soils. It reviewed Statewide Transportation
Improvement Program information and it reviewed a data layer of “affordable housing

sites.”

As a result, the Office of Smart Growth released a 2004 Plan Policy Map that reclassified
lands within Tinton falls from Planning Area 2 and 3 to Planning Area 5. (Exhibit A -
2004 Preliminary Plan Policy Map) The Borough disagrees with the reclassification to

Planning Area 5.

Planning Areas 2, 3 and 5 share some of the same criteria. Each Planning Area has a
population density of less than 1,000 people per square mile. Each must include a

contiguous area of more than one square mile.

The main distinction between Planning Area 2 and Planning Areas 3 and 5 involves the

presence of infrastructure. The Planning Area 2 criteria include the following:

Natural systems and infrastructure systems reasonably anticipated to be in
place by 2020 that have the capacity to support development that meets
the Policy Objectives of this Planning Area. These systems include public
water supply, sewage collection and treatment facilities, storm water,
transportation, public schools and parks.

The entire Borough is already included in a sewer service area. Sewer service is provided
to the northern portion of the Borough by the Two Rivers Water Reclamation Sewerage

Authority and in the southern portion of the Borough by the Township of Neptune



Sewerage Authority.  Water service is provided throughout the entire Borough by the

New Jersey American Water Company.

With regards to transportation infrastructure, the southern section of the Borough that is
most significantly impacted by the proposed change to Planning Area 5 is bisected by the
Garden State Parkway, Route 33 and Route 66. Shafto Road is a significant County road

that provides north-south access through the impacted area.

The County operates its Reclamation Center in the impacted area. There are other

businesses, including a major private recycling facility in the same general area.

The Borough has zoned the areas that have been proposed as Planning Area 5 to attract
jobs to Tinton Falls. The Borough has zoned much of the affected area for manufacturing
and office uses. The Borough has recently amended their wastewater management plan
to provide additional sewer capacity for projects in the southern portion of town. The
Borough has also recently amended its housing element to rezone Block 115, Lot 1.01 (a
property with frontage on Route 33, just west of the Garden State Parkway) for
affordable housing.

A portion of the affected area is currently within Planning Area 3. The criteria for

Planning Area 3 are as follows:

e Population density of less than 1,000 people per square mile;
e Generally lacking in major infrastructure investments;
a) The circulation system is mainly provided by state and county
roadways with a major emphasis on moving traffic through the area.
b) Some centers are served by public water and sewer.

e Land Area greater than one square mile;

e Does not include land that meets the criteria of Rural or Environmentally
Sensitive Planning Areas;

s Areais adjacent to Metropolitan and Suburban Planning Areas.



In reviewing the Planning Area 3 criteria, it is clear that, when it adopted the current
SDRP in 2001, the State Planning Commission determined that the impacted area does
not conform to the criteria for the Rural Planning Area (Planning Area 4) or the
Environmentally Sensitive Planning Area (Planning Area 5). It is also clear that the
main distinction between Planning Area 3 and Planning Area 2 is the presence of

infrastructure.

The area currently designated as Planning Area 5 is not generally lacking in
infrastructure. Public water and sewer is not limited to centers. Although public sewer
has not been extended to the entire area currently designated as Planning Area 3, the
entire area is planned to be served by public water and sewer. (Exhibit B - Pages 30-32
of the Borough’s 1992 Master Plan)

The distinction between Planning Area 5 and other Planning Areas is the presence of

one or more of a series of environmental features, including:

¢ Trout production waters and trout maintenance waters and their watersheds;

s Pristine non-tidal Category 1 waters and their watersheds upstream of the
lowest Category | stream segment;
¢ Watersheds of existing or planned potable water supply sources;

e Prime aquifer recharge areas of potable water supply sources and carbonate
formations associated with recharge areas or aquifers;

¢ Habitats of populations of endangered or threatened plant or animal species;
e (oastal wetlands;
e Contiguous freshwater wetlands systems;

e Significant natural features or landscapes such as beaches, coastal spits, barrier
islands, critical slope areas, ridge lines, gorges and ravines, and important
geological features (including those associated with karst topography) or unique
ecosystems; and/or

¢ Prime forested areas, including mature stands of native species.



It is clear that most land in New Jersey contains some environmentally sensitive
feature. However, Planning Area 5 is characterized by large contiguous land areas

with environmentally sensitive features.

I have reviewed the overlays referenced by the Office of Smart Growth in its discussion
of the preparation of the 2004 Preliminary Plan Policy Map. The main environmental
featurc I find in the impacted area of Tinton Falls is freshwater wetlands. The wetlands
are protected by State regulation. I do not find that the impacted area conforms to the

Planning Area 5 criteria.

I find that the impacted area conforms much more closely to Planning Area 2. The
Borough’s 1992 Master Plan has designated the entire Borough to be served by public
water and sewer. The entire Borough is included in a sewer service area. The area has

been zoned to accommodate residential and non-residential growth.

In fact, the County’s own projections anticipate further growth in the Borough based on
the growth trends resulting from the Borough’s existing planning and zoning. The
County is projecting a 2000-2025 increase of 5,606 people. This projected increase is
greater than all but five (5) of Monmouth County’s municipalities. The County is also
projecting an increase of 2,788 jobs during the same period. This increase is greater
than all but eight (8) of Monmouth County’s municipalities. It is important to
understand that most of the Borough’s vacant land that would support this growth is in

the area that the Office of Smart Growth has reclassified as Planning Area 5.

The COAH Issue

As discussed in the opening paragraphs, the Borough has recently received substantive
certification. In adopting its recently certified Housing Element, the Borough designated
Block 155, Lot 1.01 as an inclusionary site that is anticipated to generate at least 45 units

of low and moderate income rental units. The Borough will receive extra credit for these



units based on the rental bonus provided by COAH for plans that address the 1987-199%

housing obligation.

The site is approximately 35 acres in size. It has frontage on Route 33. It is located
between a County Park and the Garden State Parkway. As with most of the Borough, the
site is located in a sewer service area and can presently be served by public water and

sewer. The site is currently located in Planning Area 2.

COAH has adopted rules that strongly encourage affordable housing sites to be located in
Planning Area 1 and 2. The history of COAH’s rule making is clear that the rationale
behind the rule is that it will be difficult to receive approvals to extend sewer into
Planning Areas 3, 4 and 5. It would be a hardship to the Borough if a State Plan Planning
Area designation impaired the Borough’s ability to addressI its affordable housing

obligation.

Conclusion

On behalf of the Borough, I would urge the County to amend its 2004 Cross Acceptance
Report and Map and designate Tinton Falls Borough as Planning Area 2. We believe that
such a designation is warranted based on the Planning Area criteria that provide for
Planning Area 2 designation if infrastructure systems are reasonably anticipated to be in

place by 2020. The entire Borough is in a sewer service area now.

The SDRP calls Planning Area 2 as a key area for accommodating market forces and
demand for development. The County’s own projections view Tinton Falls as an area
that will absorb much of the County’s residential and non-residential growth. Most of the

vacant land available to absorb this growth lies in the affected area.

The Planning Area 2 designation is also reflected in the Borough’s planning documents.
The area of concern has been zoned for manufacturing uses. Moreover, the proposed

change to Planning Areca 5 would impact an affordable housing site that is an integral part



of the Borough’s response to its constitutional housing obligation. [ would urge the

County to support the Borough’s effort to be designated as Planning Area 2,



EXHIBIT A

2004 PRELIMINARY PLAN POLICY MAP
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Price of Units as

Ze of Units 0

Low Income: 5 % 400 - 425 %
15 % 426 - 475 %

30 % 476 - 500 % 3
Moderate Income 5% 50.1 - 575 %
5% 5715 -645 %
3 % 646 - 685 %
5 % 686 -725%
10 % 1726 - 715 %
20 % 77.6 - 80.0 %

Because of the size of the Borough's fair share obligation, it will seek -to
encourage 110 rental units in accordance with COAH's rules. It is intended that
the management of rental units will be done by a.private company, not a
Borough agency. In addition, the Borough will attempt not to restrict more
than 148 units to the elderly consistent with COAH's rules.

Maximum Minimum
Age Restricted Rental Units

Units Required
Total Need 629 629
Less Credits -0 -0
Less Adjustments -38 -38
Less RCAs -0 n/a
Less Indigenous n/a -42
Net 590 549
x percentage allowed 25 20
148 110

Although the Borough appeared voluntarily before the Court prior to the
creation of COAH, and the opportunity therefore existed for a program that
might have been slightly different from the rules and regulations of COAH, the
Borough established and adhered to regulations consistent with what emerged
from COAH. It is the intent of the Borough to adjust its program for future
housing proposals in order to minimize any potential conflicts in subsequent
years when the Borough will be outside the Court's jurisdiction. On the other
hand, because the Borough initiated its program prior to the creation of COAH
and put into place essentially the same concepts, and subsequently approved
several developments before COAH established its rules, these projects must
continue under the approvals granted by the Borough and approved by the
Court in its Judgement of Compliance and Repose. In order to treat all
applicants in a consistent manner, the Borough intents to continue its past

practices, making appropriate adjustments toward the COAH rules as the
opportunities arise.

Utility Services Plan

Plate 3, Utility Services Plan, show the sewer service areas for the Township of
Neptune Sewerage Authority (south end)
Sewer Authority (north end). Water is
American Water Company.

and Northeast Moamouth Regional
expected to be extended by NIJ-

30



Flate 3
UTILITY SERWCES PLAN

1991 MASTER PLAN PROGRAM
Prepared by Queale & Lynch, inc., Protessional Planners
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proposed culverts, bridges and similar structures. encourage groundwater
recharge, prevent an increase in nonpoint source pollution, maintain the
integrity of stream channels for biological and drainage purposes. reduce
erosion, minimize runoff pollution which would degrade water quality, and
protect water supply facilities. The standards of anry implementing ordinance
should be incorporated into the Borough's existing Development Regulations
Ordinance so as to fit into its design and procedural requirecments for
subdivision and site plan applications. It is proposed thal an overall
Stormwater Management Plan be developed considering the
developed and undeveloped land, wetland areas, stream corridors, the capacity
for stormwater flows wunder bridges and through culverts, soil 1ypes and
slopes, and the various govermnmental jurisdictions with major land holdings
in the Borough. The State has a classification for "major development” that is a
development that involves one or more acres of additional impervious surface.
or a variety of other uses such as larger agricultural uses and industrial,
utility, solid waste, quarrying, mining, and similar operations involving
various operations, wastes and chemicals. The ordinance should
standards required by the State for flood and erosion control, water
contro!, dam construction, detention basin sizing and location,
the maintenance of the stormwater facilities, and the data
a devclopment application.

acreage of

contain
quality
regulations for
to be submited with

Community Facilities Plan

Plate 4, Community Facilities Plan, is a composite of existing and proposed

school, municipal, fire, rescue squad, library, open space, recreation, and
county facilities. The recreation and open space facilities are discussed in the
following section of the Master Plan and the recommendation to provide a
sidewalk and bikeway system is discussed under the Circulation Plan.

[t is proposed that the Borough anticipate at least two additional school sutes.
Because of the difficulty in finding suitable sites, four sites are shoan in the
Plan, All sites should be at least 25 acres in size. The sites are proposed in the
southern portion of the Borough to better accommodate the students that have
resulted from the rapid residential development that occurred during the
1980s. As indicated in the recreation section of this Plan, new school sites are
intended to provide recreation facilities for the school programs, but it is also
anticipated that school recreation areas will be available to the public after
school hours and during the summer. This avoids the necessity of using public
funds for duplicate recreation facilities in other locations.

At least two sites for two new schools are recommended in order 1o
accommodate cxpected cnoroliment increases generated from new development
and the potential for an increase in the average number of children from
cach home. The existing schools have capacity to absorb some of this increase.
The two new schools are proposed to accommodate the increases bevond whal
the existing schools can handle. The third and fourth sites arc iccluded as
backup sites in case onec or two of the sites do not materialize, and :lso as a

cushion in case enrollments grow more than currently expected It 1s also
anticipated that taking title to enough land for at least two schools will be
necessary before the schools are actually needed. The reason is  that



EXHIBIT C

BLOCK 155, LOT 1.01








